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PURPOSE AND QBJECTIVES

The Coastal Zone Management Act of 1972 (16 U.S5.C 1451), authorizes a w1de ]
variety of exploration and conservat1on mPasures concerning fhe vast coasta]
regions of the United States. The act and its numerous programs are adminis-
tered by the Office of Coastal Zone Méhégement (0CZM), National Ocean1r and

Atmospheric Administration, of the U.S. Department of Commerce.

In Texas, for valid and compelling reasons," the thruét:df'coaétéi'Manénénéniff‘{w
activities has been the exploration of 011 and gas resources on, the cont1nentnf
shelf. There exists, however, another area of public concern covered«hylthe
federal statute and that is the‘provjding of beach access for reéreétiona]
purposes in general, for tourism, and for waterfront déve]opment, particu]ar]y
housing. Geologic and man-made constnaints pnovide formidable obstac]ps to the
order]y and rat1ona] development of beach areas along the west and north coast-“
11ne of the Gulf of Mexico in the states of Texas, Louisiana, M1s§1ss1pp1, and
Alabama. Conditions here are substantially different than those fSUnd in
Florida and along the east and west coasts of the continental United Statés.‘
OCZM considers beach access in this context to be the key issue in a very brnnd

sense, extending beyond physical participation in recreatién’activities and



encompassing "visual, legal, social and economic access. The barriers that inhibit

them, and the tools that are available to enhance them."

The desirability of coastal management involvement in beach access programs was
recognized by Texas A&M University and confirmed by the state's Coastal Management
Office, under’the difectioh of Mr. Robert Armstrong. Funding, howevéf,‘had been
previously committed to continuatioh of the resources exploration brograms‘and would
have to bé secufed directly from the U.S. Department of Commerce. It wés'agreed

that the 0rdef1y development of coastal areas would be of substantial public iﬁterest
in Texas and would provide for relaxation and recreation of the citizens Tiving in
the general region of which these coastal areas are an integral part and which can

be reached convenieht]y by éhtombbi1e_within one day. It.was also recognized that
the economic.impacts of'order1y development of tourism and Gulf shore recreational
facf]%%ies wdu]d‘be:sdbstahtiéi and would provide job opportunitiéé FOr‘1o¢a1'resi=
dents. Job opportuhities would be particularly advantageous for Mexican-Americans.
The toufﬁst industry everywhere, including in the Miami, Florida area, has demon-
stratéd rebeated]y its dbi]ity to absorb large numbers of foréignsbdrn workers‘under
favorable conditions offering substantial economic opportunities, not as much impaired

by the language barrier as other activities.



On the basis of these general conclusions, the Department of Urban & Regional Planning
at Texas A&M University decided to undertake a pilot study in order to develop general
guidelines and criteria for a broader based, more comprehensive research effort to be
undertaken later. For the pilot project, a complex area was selected which. involves
not only the full spectrum of natural constraints of beach development, butyalso the
intricate metropolitan urban aspects :that had to"be vecognized and taken into account
in developing sténdafds and guidelines for orderly growth. The area most appropriate
for this initial effoft was the Corpus Christi Beach section in the Cﬁfy‘bf Covpus
Christi, and a program was initiated‘by the Department and the City of Corpus Christf
to examine the range of problems and to develop solutions and guidelines at least in
concept. The project was carried out over a period of 10 months, and this final pro-

ject report presents the principal observations and findings.

The Corpus Christi Beach pilot study’COnsisted'(a) of a comprehensive -assessment of
the physical - geo?bgic environment, followed by an analysis of man-made development;
(b) of a series of concepts of solutions to reflect a variety of objectives; énd

(c) of technical provisions for possible regulatory measures.

IThe principal objective held in view was the providing of waterfront access.for public



and commercial ‘recreation, apartment housing and tourist facilities under‘coﬁditfons
compatible with sound pract1ces of conservation, flood protection, eng1neer1ng, archi-
tecture.and‘uroan p1ann1ng in generq] The timing of the pilot study was input prompted
by a beach restoration project of'fpe U.S. Corps of Engineers for which construction

contracts were led earlier this year.

Within the 11m1ted scope of this p11ot study, an attempt was made. to gain better 1ns1ght
’1nto the 1nteract1ons of natural and man-made cond1t1ons and c1rcumstances Also, to
develop "in. concept, c]early d1scern1b1e methods of approach1ng each, major component and

the total issue that underlies any effort to improve waterfront accessibi]ity.

The Un1vers1ty, in cooperation with the Department of Community Deve]opment ‘and Planning
of the City of Corpus Christi, feels that jt bhas accomp11shed its objectives and has,
indeed, produced a pilot study within the scope out]ined herein. The following pages

describe the results of this investigation.
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~ METHODOLOGY

The methodology of this study relates to five steps as follows:

Initial Orientation
Research

Analysis

Design
Implementation

Initial Orientation was accomplished through a series of bniefihgg by ‘the city planning
staff of Corpus Christi accompanied by comprehensive slide presentdiions. A review of

previous pertinent studies and of available records was included.

Research consisted of compilation of data from sources of the City of Corpus Christi;
the Coastal Management Office of Texas; the U.S. Corps of Engineers; the United States
Geological Survey; the Coastal Bend Council of Governments; records of Texas A&M Uniygr-
sity; and others. In additien, geologic and land use field surveys were made te round

out the data and informatioen base.

Analysis consisted of in—debth review of the research data with emphasis on geologic
conditions, including flood and storm histories, currents, soils, land use, building
conditions and other pertinent physical conditions and economic data. Problems and

constraints were identified.



A visual site analysis was made to identify existing and potential points of interest
and liabilities. The several routines and sub-routines of this phase producéd an envir-

onmental assessmeht which provided the basis for design solutions.

Design efforts resulted in a synthesis of the analytical facts and produced several

solutions which would appear to be physically and economically feasible. Implementation as

outlined means of attaining the design objectives.

t



CITY OF CORPUS CHRISTI

Corpus Christi is located in southern Texas about 210 miles southwest of Houston,

145 miles southeast of San Antonio, and 160 miles north of Brownsville which is on

the Mexico border. Corpus Christi consists of 326 square miles, including 105 square
miles of land and 221 square miles of water. The overall average altitude is 35 feet
above mean sea level. The city was incorporated in 1852; a Home Ruie Charter was
adopted in 1909, and the CounciTéManager form of government in 1946. The population
in 1970 was 204,525 and for 1975 the estimate was 214,307 the expected pbpulétion for
1980 is 221,760.

The Corpus Christi area is serviced by air routes provided by Braniff, Eastern and Texas
International. Continental Trailways and Greyhound provide bus service. The highway
system running to or through the city consists of Interstate 37, U.S. 77, and 181, Texas

9, 43, 44, 286, 357, 358, and 665.

Freight is moved by rail, truck and ships. Rail service is provided by the Missouri
Pacific, the Southern Pacific, the Texas-Mexican lines. Motor freight consists of eight
truck line companies. Water oriented freight movement is represented by 149 cargo

carriers; 99 bulk cargo carriers and 50 canal barges that offer service to and from

10



Corpus Christi within the Intracoastal Canal. The port of Corpus Christi is the

deepest on the Gulf of Mexico, at 40 feet.

Electricity is provided by the Central Power & Light Co.. Water is furnished by the

city from Lake Corpus Christi at Mathis. Gas is also provided by the city.

Corpus Christi has 160 churches, nine hospitals wifh a total of 1609 bgass more than
70 hotels with 4000 rooms and three libraries with approximately 3105000 volumes.
There are five school districts in the area with a combined enroliment of 52,000.
Six institutions of higher education serve Corpus Christi: Del Mar Col1ége, east and
west campus, Texas A&l University, Southwest Research Institute, Texas A&M University

Research and Extension Center, and the University of Texas Marine Science Institute.

For recreation qnd entertainment, Corpus Christi offers 21 theaters, including eight
drive=in§P two public and five private go'lf courses, Memorial Coliseum with seating
for over 6000 people and Del Mar Auditorium Exposition Hall. There are‘over 160 parks
ranging from 1 to 80 acres in size, with picnic facilities, fishiﬁg piers, swimming
pools, bicycle trails, p]aygrounds. Other features iﬁclude a marina, salt and fresh
water fishing, boating, sailing, water skiing, tehnis, auto racing, skin diving,

> theater groups, a -symphony orchestra, the Art Museum of South Texas and the Cbrpds

Christi Museum.

11



Six major industry groups constitute the economic base of the city: agriculture,
fishing, manufacturing, defense - the U.S. Naval Air Station and the Corpus Christi
Army Depot - the 0il port and tourism. Some 150 manufacturing establishments employ
approximately 11,500 workers, The principal products are petroleum refined products,
primary metals, stone, clay and glass products, chemicals and allied products, apparel
and electronic component§. The value added by manufacturing products is approximately

$279 million annually.

Pertinent characteristics of this most pleasant city on the Texas coast are shown on

Plates 1, 2 and 3.

12
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NUECES COUNTY

Nueces County, P1ate‘4s located in the coésta] bend region of Texas oﬁ the Gulf of
Mexico was organized in 1846. Its only river, the Nueces River, Forms most of the
norfhern county Tine; Jim Wells County forming the west and Kleberg County forming the
south and southwest. Also, included in Nueces Cbunty boundaries are the northern point

of Padre Island, Mustang Island and all of Corpus Christi Bay.

Nueces County is 841 quare miles of relatively flat land with rich soil. Its coast-

line is broken with bays.

The major modes of transportation servicing the County include highways, air routes,
railroads, and sea routss. Nueces County produces annually an average of $100.4 million
in gas, o0il, shell, cement, lime and stone. Since 1930 more than 460 million barrels of

0il have been produced here. Theve also exist large petrochemical plants.

In agriculture, an average annual income of $40 million is earned; 80% from grain, sor-
ghums, and cottons. Among the Tivestock within the county, beef, dairy cattle, hogs

and poultry are the most productive.

13
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Corpus Christi is the county seat, as well as the largest city. The population of

Nueces County, estimated in 1973, was 250,800: 215,000 live within the corporate
limits of this city.
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REGIOMAL TRANSPORTATION

Transportation in the State of Texas is ranked among the finest in the nation. As shown
in Plate 5, Texas has a vast system of tranéportation facilities. There are‘about 250,000
miles of roads, mbre than 13,000 miles of vailroad lines and 1,200 public and private air-
ports. The Te&as coastline is served by the Gulf Intercoastal Waterway, and by 13 major

ports.

Consequently, transportation of people and goods is a major industry in Texas. Statistics

from County Business Patterns and the Association of American Railroads for 1973 indicate

that the transportation industry employed nearly 160,000 Texans énd generated an annual

payroll of more than $1.5 billion. Trucking and warehdusing is the largest segment of the
commercial transportation industry in Texas with over 69,000 employees. Railroads rank

second with nearly 29,000 persons on the payroi1,‘ Air and water transportation each‘empToy
20,00d workers.

The commercial transportation industry statistics do not ref]eét the vast investment in private
transportation facilities and equipment. Private automobiles, trucks and aircraft are highly
signi?icant in the Texas transpdrtation system. The dominance of the private automobile in

passenger transportation here is well known.
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CLIMATE DATA

The State of Texas has a wide range of climatic conditions (Plate 6). However, the most
pertinent information is that which relates to the cost, and particularly that which affects

Corpus Christi and its hinterland.

Average annual rainfall along the coast ranges from 30 inches in Kleberg County to 35

inches in Aransas County. Inland, average annual rainfall ranges from 27 inches in Kleberqg
County to about 30 inches in Bee County. Corpus Christi averages about 28.5 inches of pre-
cipitation annually., The average annual vrainfall from 1931-1960 shows a progressive increase

eastward across the coast from 27 inches in the southwest to 35 inches in the southeast.

Temperatures range from a January or average winter minimum of 44 F. in Refugio and San
Patrico Counties, to a Ju]y'or average summer maximum of 97 F. in Jim Wells County. Counties
along or nearer to the Gulf of Mexico, such as Aransas and Nueces Counties, registered an
average winter low of 47 F. to average summer highs of 92 F. Between 193] and 1960 the

average annual mean face-air temperature in the Corpus Christi area was between 70 and 72 F.

16
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MARKET AREA .

Therfestoration of the Corpus Christf Beqch furnishes Corpus Christi with the
potential of attfactihb‘its share of visitors from a considerable part of midwestern
United'StafeSjand, of course, from the harshest regions of Texas. A large number
of winter vacationers from these areas find the warm subtropical climate and the

generally reasonable 1iving costs of Corpus Christi attractive, (Plate 7).

Moreover, there is an international market of Mexicans §éeking;U,S. coastal resort
establishments as vacation sopts. As a growing market and‘with the strategic close-
ness of Corpus Christi to Mexico, it is conceivable that this may become a major

factor in the development of Corpus Christi as a resort with an international mi]ieu.

: The”fean'bffiéevaFVBuéﬁne$s~Ecohomics considers the keylione of affluence to be the
,city.pijOrpuS Chri$ti‘anq,an‘gight=cQUnty area sqrrounding it. It is anticipated
that most Q% the deﬁ;hdlfbk reéféatioﬁ facilities and services of Corbus'éhristi Beach

would be geheratéd within this’immediate area which is generally withinﬁén hour's

driving distance from Corpus Christi proper.

17
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'CORPUS CHRISTI BEACH TODAY

* As one approaches Corpus Christi Beach from downtown Corpus Christi, via the striking steel
" arch bridge over the ship channel, one becomes immediately aware of the great tragedies that
have wiped out substantial development on several occasions. The scars of repeated hurricanes,

which heavily damaged the area, are still all too noticeable.

The area comprises approximately 360‘acres; 178 of wﬁich are streets and easements, 40 acres
public 1and,435 acres in residential use and 86 acres are .undeveloped. Coers Ch?jsti,BEach

is in a general state of deterioration and decline. 'Incompatible land uses appear to be

strewn over the area, (Plate 8). Some commercial uses exist, however they are scattered and

do not form any type of effective commercial complex. A five-block area, between Canal Aveque
and CoaStal Avenue, was once the commercial hub of this beach. That has 1on§ since disappeared.
Today, limited motel and curio shops exist of marginal character. Large sections of this land
are vacant, or underused from an economic point of view. Timon and Surfside Bdu]evards once
served hotels, which lined these banks from end to end. Today, little remains, except near

the exit range of Highway 181. This once active area is now blighted. The previously prosperous
rental properties, single and multiple family units in particular, are now suffering from

deterioration and lack of use.

19



The general appearance of the nieghborhood is one of decline and obéo]escence. The streeti‘
pattern, Plate 9, is out of scale with the properties to be served. They are also in a .
poor state of repair and lacking good surfacing, curbing, 1ighting'énd landscaping. Uti]f¢§
lines are 40-50 years old, and have in part deteriorated. A1l utilities come directly from
Corpus Christi, beneath the ship channel. These Tines are said to be in poor condition. If
development is to occur, the entire service system would need to be upgraded or replaced to -
support the area properly. Corpus Christi Beach's fire station has been abandoned. Thefg‘iﬁ,
of coursé, no longer a need for a school. O% the two theaters, one is now used for meetings,
the other is abandoned. There are three public parks. However, only one has landscaping ?hd
recreational equipment. A tourist center is run by the Kwainas Club during tourist season.
The remaining buildings are often in a delapidated state of affairs, certainly technologicd]]}_
obsolete and of lettle use value as evidenced by the nﬁmber of abandoned buildings. Residual
residences survive, and undoubtedly in anticipation of someone coming along to assemble the

property for a more productive pufpose. Land'generally is under-used as indicated by Plate 9-1.

Little has happened in the Corpus Christi Beach neighborhood in recent years, with the exceptions
of a few noteworthy and undoubtedly complex, yet successful, efforts of reclamation. One such

example is the Las Brisas condominium; the other the Master Host Motel. The condominium, a

20
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, ten—stbfy 5u{1d€hg; is of. considerable;interest in this context because it demonstrates that
an~jnagjngtivé‘deve}oper.wiﬂl‘immediate]y.makg arrangemehts-tO»wprk with a modern concept which
requiresubveréoming-the antiquated devélopment:ﬁatferhs bf,the‘past. The buildingfs orientation
js such-that maximum expOsuremisstoffhe>Gu1f of ‘Mexico and'skyTine of Corpus Christi, which is
obviqysiypthe key attraction to living in this area. Likewise9~the.Ma5ter Host.Motel is
funttioﬁal]y designed,and placed in.sharp contrast to its surroundings.

Abéasu§1 egamihatidnAof-éoﬁrthougé reéérag fé?eaflah'dbéoiété; énéiéﬁéfe&tlottingfpét{ern which
militates éga{nst effectiQe:recTéMat{oﬁ 6% the'jéna;'wTHe tax agéessor,'{hddéﬁ,-kEeps his eyes
on the beach property ahdtwi11 meticu}ous1y assess the highest tax values to those properties
,which,ehjpy‘béach access {See Plate 10,10-1). The zoning of this area is superficially oriented
tbwardv¢bﬁmercia1."HOWeveré~a broad, Toose type ofu;oning districting tends to produce conflicts
and fai1§ to %ﬁduce sufficiently Compatib1e Qéage. In-many caSéé, 1ncompatibf1ity has been
condoned rather than diséouragéd aS'i]]ustrétedybyf1o§a£ioh-of‘mob{ﬂe homes. and travel trailers
in the immediate vicinity of principal development accompiishments, such as a condominums

(Plate 11). This zoning pattern is in need of a‘c1ose.reeva1uation in order to meet the needs

of the future, to bring about good investment and to foster conservation.

Cae2l




Taking the natural constraints, the ship channel, the‘inddstria1 area to the wéét; the
overpowering steel arch br1dge and the causeway, the demand upon the urban designer is
substantial. These features are there and cannot be changed Yet, the area 1tse1f with a
new beach presently under construction by the U.S. Army Corps of Eng1neers, offers outstanding
location advantage for active and pass1ve recreation and tourism close to the center of .
activities of the Corpus Christi metropolitan area. In this sense, it is a unique sect1on

and a‘reglona] resource which deserves considerable public support and attention. Plate 11

gives some indication of this even under present conditions.
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GEOLOGY OF THE BEACH

Corpus Christi Beach generally consists of shell and sand, underlain by shelly clay and mud. The

érain size changes from sand along the shore zone, to silt in shallow bay watér, to fine mud covering
the bay bottom. These sediments are the result of geologic processes operating for thousands of years
in the Corpus Chriéti area. During the last period Qf tontinehtai‘gﬂaciatjons‘30,000 years ago, sea
level was as much as 400 feet lower than present. Deep river valleys formed in the areas of Aransas,
Mission and Nuéces Bays. As sea level rose to its pEesent'e]eQaf{on;’1arge_quanfities of sand, silt
and mud filled these deep valleys. The sediments were then redistributed around the bays, and adjacent
areas, by geologic processes still operating today. The major geclogic forces are portrayed by Plates

12 and 13.
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Sedimentation and Erosion

The shoreline of Corpus Chhisti Beach has experienced erosion since 1880. This erosion is attri-
buted to natural processes of wave attack and 1ong§hore currents on the beach, and to some degree,
man's removal of beach material. Natural processes may act over long time periods at predictable

magnitudes and durations, or as violent, short-term unpredictable events.

Longsterm‘processes derive their energy primarily from the wind. The two dominant wind regimes in
the area are the'persistént southeasterly winds of the warm months, and the strong northerly winds

of the winter (Plate 13).

Sediment is naturally supplied to Corpus Christi Beach by onshore waves and longshore currents. The
southeast winds produce waves acting normal to the shore which set up northeast and soﬁthwest long-
shore currents along the béach. During the winter months, storm winds are pkimari]y FéSponsible for
creating southwest longshore currents sweeping the shoreline. Bay bottom sand énd’she]]-is supplied

to the beacﬁ by waves which transport this material onshore. Longshore currents move sand from the
bluffs surrounding Corpus Christi Bay both southwafd and northward to the Corpus Christi shoreline.
Over a period of yeérs, southward moving currents are dominant over those moving north along the beach,

shown by the hooked shore of the north end of Corpus Christi Beach, as opposed to the straight shoreline
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at Portland (Plate 13).

Severa]lfactors have contributed to the natural long-term erosion of the beach, either by limiting
the transporting capabilities of the natural pracesses or reducing the sediment available for
transport. Wave energy is reduced in Corpus Christi Bay by the shallowing of the bay itself and by
the spoil bank dam of the‘Ship channel. These corditions limit the wave height, which in turn de-
creases the energy necessary to supply sed1ment to the beach Sediment available for transport to
the beach has been reduced in several ways. Siltation of the bay has depos1ted a layer of mud over
sand and shell on the bay bottom. This mud has the effect of protecting the underlying material from
transport as well as killing shelled animals. The naturally formed sediments from living shellfish
also serve as beaéh material. Structures within and around the bay have also reduced the sediment
supply by-obstfucting its passage to the beach. The spoil bank dam of the -ship channel, the curvi-
“linear breakwater dt Corpus Christi Beach, and bridge pilings across Nueces Bay retard and trap
sediment. Urban development a1dng the Corpus Christi Bay shoreline restricts sediment and limits the
amount of sand discharged into the Bay through ravines at Corpus Christi and Portland and protective

sodding and buildings reduce the sediment supplied to the bay be decreasing surface erosion.

Natural long-term erosion occurs when storm waves attack the beach, carrying material offshore, and
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when southwest moving longshore currents deprived of sediment load erode beach material suspended
by wave action. Artificial erosion has occured by the actual removal of sand and shell from the
beach by shell contractors since 1919. From recent observation, sand removal practices are still

being continued on a small scale.

Short-term processes have contributed heavily to the erosion of Corpus Christi Beach. Severe storms
and hurricanes produce large waves which scour the shoreline and carry material offshore. The 1919
hurricane, in particular, caused éxtensive erosion. More recently, hurricanes striking the Corpus

Christi area (Carla in 1961, Beulah in 1967, and Celia in 1970) have also caused shoreline erosion.

Geologically, the formation of Corpus Christi Beach required sedimentation to exceed erosion of the
shoreline. The beach is presently eroding because the amount of sediment supplied to the beach has
been decreased, both naturally and through man's intervention, while the forces causing erosion have

remained the same.
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Storms
Two principal wind regimes dominate the Texas coast and Corhué Christi -- persistent,
southeasterly w1nds from March through September and north northeaster]y winds from

October through February (Behrens and Watson, 1973).

Hhrricanes are severe tropical storms that accelerate coastal processes so that during

, the few hours of passage, the coastal systems experience a degree of erosion and depo-
sition equai to months or years at the norma] 1eve1 of coastal activity. Most hurricanes
“str1ke the coast from the southeast, a1though they may veer along the coast, striking

it at any'éhg1e;. HurtTCanes~become a more serigus problem each year, because of

expanding population, industry, and‘develqpment along the Texas coast. These high-energy

stbrms have'a significant effect on certafn‘coastéi'énvironments that are already over-

stressed by intensive use.

» Hurricanes vary in intensity and size, but several factors effects the severity of their
impact upon the coast:
" (1) .bottom slope énd-profi1e of the inner shelf and shoreface;

(2) .position and degree of the astronomical tide cycle at the time of
approach ‘ : .

,‘(3)__shape and or1entat1on of barrier islands or delta1c headlands, as
- well. as passes and upper bay area: ‘ ‘




(4) degree of.vegetative zones jn]fhenérea of impact; and

(5) angle at which the storm cel] strikes the coastline.

These factors determine how much of the storm-tidal range will be dissipated upon

str1k1ng land and how much energy will rema1n to inflict damage Principal devastating‘

hurr1canes 1mpact1ng Texas are shown on P1ate 14

Hurricane’ Carla (September 8, 1961) hit Port 0' Connor w1th max imum.: w1nd gusts . at Port
Lavaca estimated at 175 m1]es per hour . The h1ghest t1de was 18 5 feet at Pont Lavaca

Most of the. damage was. to the coasta] counties between Corpus Chr1st1 and Port Arthur and

- inland to. Jackson, Harris and-Wharton Counties. In Texas, 34 persons dies; 7 in a tornado
that swept across Ga1veston'island§ 465 persons.were injured. Property and crop damage are

conservatively estimated at $300,000,000. Hurricane Carla was the largest hurricane on record.

ﬂHurricane~Beu1ah'(Septémber<18623 "1967), the third largest hurricane on record moved inland ;
near the mouth of the Rio Grande on the 20th. Wind gusts of 136 miles per hour were reported
during Beulah's passage. Rainfall .10 to 20 inches over much of the area oouth of San Antonio,
resulted in record»breakingvfloods.‘~Beu1ah'spawned 115 tornadoes, a]l’in‘Texasg the

greatest number on record for any hurr1cane Beuiah caused 13 deaths and 37 injuries, of
which 5 deaths and 34 1n3ur1es were attr1buted to tornadoes Property 1osses were estimated

at $100 m1111on and crop losses at $50 million.
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On August 3-5, 1970, hurricane Celia hit Corpus Christi. This was a unique, but severe
storm. Measured in dollars, it was the costliest in the state's history. Substained

wind speeds rééchéd 130 miles per hour, but it was a great burst of kinetic energy of short
duration that appeared to cause the severe damage. Wind gusts of 161 miles per hour were
meésured at Corpus Christi National Weather Service offices. At Aransas Pass, peak wind
gUsts were estimated as high as 180 miles per hour after the wind equipment had been blown
away. Cefia caused 11 deaths in Texas, at least 466 injuries, and total property and crop
damage in Texas estimated $453,733,000. :Hhrricahe Celia crossed the Texas Coastline mid-way
between Corpus Christi and Aransas Pass about 3:30 CST on August 3. The hardest hit was the
metropo]itanmérea of Corpus Christi, including Robstown, Aransas Pass, Port Aransas, and

‘small ‘towns on the north side of Corpus Christi Bay.

O% phrtﬁ¢Q1ar importance td Corpus Christi Béa;hJ‘however, was the 1919 hurricane known as the
Copranhﬁispi‘Stpnm, It destroyed the then brosperous»résort'érea of Corbus Christi Beach,

a diﬁéster frém thch the area never recovered. Hotels, a salt wafer pooi,‘residences‘énd
othér property became victims of the hurricane together with the permanent loss of part of the
street system and the beaches. Some 300 Texans died in the storm which produced 110 mile per
hour winds in Corpus Christi and tides 16 feet above normal. The damage was estimated to be

$20 million in.1919 values.
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Restoration and Maintenance

Because of the continual process or erosion of Corpus Christi Beach, restoration of the Beach accom-
panied by periodic nourishment is required in order to develop the economic and recreational potential
of the area. The restoration project has already begun under the direction of the u.s. Army'Corps

of Engineers.

The method of restoration selected by the U.S. Corbéiof‘Engineers js similar to fhat suggested by
Price (1956). This consists of rebu11d1ng the beach w1th sand, and rep]en1sh1ng the beach as it erodes.
As stated in the Corps of Eng1neers report (1975) the restoration prov1des an 1mproved beach with
"a berm width of 100 feet along the 5,350 feet reach between Breakwater Avenue and Hays . Street"
(Plate 15) “thence increasing un1f0rm1y to a w1dth of 300 feet a1ong the 700 feet d1stance to Reef
Avenue, and continuing 300 feet wide to Woodrow Avenue, an overall 1ength of 7,200 feet."N,The berm
crest elevation will be plus 3 feet, with a total dry beach of approximate]y-I,BOD,OOO»Square feet.
Construction of the beaeh will be in two stages. First, 535,000 cubic years of fill, consisting of
fine sand and silty sand dredged from nearby borrow areas will be deposited along the beach, and mech-
anically shaped. Sand will then be transported to the beach area by barge from inland sources, and
unloaded into haul units, to be distributed along the beach. The sand cover material will be 1.5 feet

thick on the level berm and 3 feet thick at the face of the bayward slope, allowing 1.5 feet on the
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slope for a 5 year advance nourishment. The slope of the beach will be 1 foot vertical to 50 feet

horizontal.

Erosion of the new beach will occur by storm wave attack moving material offshore, and longshore
sed1ment transport moving material to the southwest. In the case of the former, by constructing the
beach w1th a w1de berm width and gent]e s]ope, the force of these storm waves will be reduced. Thus,
1arger storm waves wou1d now be’ necessary to erode the new beach It js estimated that the effects

of wave attack and 1ongshore currents will resth in an average annual loss of 25,000 cubic yards

from the‘beaqh and foreshore. However, depend1ng upon the 1ntens1ty and frequency of storms this loss
will vary. The Federa1‘gOVernment will provide the first 10 years of nour1shment w1th a 50% contribu-

t1on from 1oca1 interests, afterwh1ch ma1ntenance of the beach will be entirely a 1oca1 respon51b111ty.
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DESIGN OBJECTIVES AND‘CONCEPTS

The natural assets of Corpus Christi Beach, such as the beach itself, beach oriented activitjes,
pleasant temperatures and close proximity to the center of the metropolitan area, would be most
complimented by the development of waterfront housing and recreational facilities. Furthermore;
the relatively short distance to the waterfront from any location within the study area should
provide ever inckeasing incentives for investment, for it is established that man strives to

be close to water.

Linkéges

Coinciding with these design'objectives, it was agreed that the present system of streets and
wa]kways neeq modification, so as to improve accessibility, functional separation of land uses
and to take advaﬁtage of aesthetic feéfures, Plate 16. Corpus Christi has gained recognition
for Ocean Drive, a wide boulevard landscaped with subtropical plant material. Therefore, it
onTd seem natural to continue the same theme in this area, where it once existed. For this
reason, Timon and Surfside Boulevards are molded into a distinctive feature, extending from
North Cﬁanné1‘Park to Rincon Park. This primary boulevard, carefully designed and landscaped
with\SUbtfopfcé1 pIéﬁts, has an aVérége righi-of-way of‘150 feet. It could become a major

attraction. “Thié_generous allocation of land seems‘to be fully justified, because of the fact

that this”bquievard‘will‘1nduce substantially higher investments than an ordinary street frontage
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to offset tax losses. West Palm Beach, Miami, Clearwater, Florida - among other coastal

cities - amply demonstrate the validity of this concept.

Perhaps at some point in time, it may be advantageous to provide a personal rapid transit system
(PRT) for residents and tourists along the boulevard which could be utilized as featu?e‘Attraction.
The PRT might be an elevated, small vehicle, perhaps a monorail, ;imi]ar'to those in Miami;Beach."
Traveling above the palm trees between Nofth Channel Park andvRincoﬁ Park wou]d‘ceftainly
generate excitement. The system would bést be‘]ocafed.wﬁfhinvthe median‘ofvffmog1&ndk$urfsiae
Boulevards, which would provide maximum access and the most direct and unobstructed path of

travel.

Walkways are essential to the vitality of the beach. Access should be strictly Timited to ped-
estrians, while at the same time providing a means of evenly distributing beach users. These
walkways, in the immediate vicinity of the beach, will also accommodate necessary beach support
facilities, such as bathhouses, restrooms and concession stands. An attractive environment would
be created with wide (15 to 20 foot), well designed walkways, having such features as resting or
sitting areas, grade-level changes, dynamic landscaping, fountains and an exciting view of the

Gulf. The walks could be complimented by a system of bikeways clearly separdted from the walk-

ways and roadways.
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To achieve the design objectives and to foster the general waterfront atmosphere a]]ow1ng

for constant visual and physical links with the water, a series of parks and open spaces are

‘unneeded P1ate 17." As an open space, the beach is a natural and attract1ve‘env1ronment,
hrunnwng nearly the full length of the study area. The beach itself provioes an attractive

_connection between Rincon, Surfside and North Channel Parks, and relief of possible wall-like

. (PTate§ JS#],through 18—4) building development which could occur behind the beach right-of-way.

Rincon.Pgrk

‘Aylarge saltwater swfmming pool could be incorporoted into the eroded beach at Rincon Park in
order to alleviate the prob]ems inherent to swimming along tho churning Té§as coast. The
,’hmurky water, the dangerous Jellyf1sh and seaweed are not 1nduc1ve to sw1mm1ng To overcome
?the prob]em a sa]twater poo1 is proposed using techn1ques not uncommon a]ong Spain's rocky
‘;Med1terranean coast The 9-acre saltwater pool, enclosed by two w1de beaches, would be the
‘maJor attract1on at the park. The arc-shaped seawall should deter continuing erosion and
prov1de a c]ean clear and attractive swimming environment. This saltwater pool would be the
.maJor attraction, in conJunct1on‘w1th‘add1twona1 recreatjonal facilities such as picnic areas,
boat1ng, f1sh1ng, sunbath1ng and outdoor sports “Tourist and community facilities shou1d also
.be located here ‘as a ma¥1mum access is ava11ab1e through trans1t stops,’ automob11e park1ng,
;fpedestr1an wa]kways and b1cyc1e paths As noteq@‘a;sa]twater‘sw1mmjng_poo] ex1sxed-here many
hyoans‘ago. ‘ N A .‘ o
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- Another a]ternat1ve for R1ncon Park would be an aquarium complex nestled on 151ands and connected M_ff%
to the pen1nsu1a by pedestr1an bridges. Facilities at the aquarium wou]d 1nc]ude tanks,
concess1on areas, gift shops, a water show and a scenic overlook. All of: these structures
woold,be‘§et within tropical 1andscaping. A combination of the aquar1um and the sa]twater pool
could also be a consideration. Rincon Park would fac1]1tate yet other act1v1t1es such as tennis

and miniature golf.

Surfside Park

Surfside Park Tocated near the center of the Beach would provide a tran51t10n between high

and moderate density and variations in he1ght and bulk. It would provide a beaut1fu1 park for
passive recreation. It would be connected to Rincon Park by -an elevated walkway, ‘in sca]e with

the high rise bu11d1ngs proposed to be concentrated between Rincon and Surfs1de Parks | A band-
stand with a grassy amphitheatre would serve as a focal point for the park whose other fac111t1es
would include concession stands and picnicing areas. A pedestrian ferry 1and1ng~wou1d be an addi-~ -

tional feature for persons commuting from the city's convention center south of the ship channel.

A Third Open Space (Plates 19-1 and 19-2)

A third park, adjacent to the sh1p channel, wil] provide an excellent opportunity for a transitional

and also pass1ve environment. This will anchor Corpus Christi Beach on its south end'with a
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a“permanent open space. This facility will be more formal in character in order to relate to
the convention center across the channel. There exists, presentTy,‘an observation tower, which
is used for ship watching in the channel and for fishing: however, it is remote and not as

accessible as one would hope.

A large amph1theatre w1th a protrus1ve stage surrounded by water would feature as its backdrop

the s%y11ne of Corpus. Chr1st1 across the water. A concession area and restroom facilities would B

ngbe sqx‘anaﬂthe hitl qrqated for the_amphutheatte seating.

-'A second a]ternat1ve for North Channel Park is to locaté the aqﬁar1um on p111ngs in the water
[as a strong arch1tecbura1 statement Here the pedestr1an wa1k wou1d take en an - urban flair with
{p]anters, seats and steps built into a ser1es of mu]t;1eve1ed reta1n1ng wa]]s set at acute angles.
v Portions of the promgnade.w111 lTink the aquar1um to thelgxystlng‘observat1on tower. Alternating
éections of stepé, denoting the union of the land and seé; would serve as a visual Tink to the

: “marlna area of downtown Corpus Christi. - " , T



Land'Use dand Growth Objectives'

The most des1rab1e arrangement of land uses in any given s1tuat1on is one which maximizes

11nvestment This is accomp11shed by working with rather than aga1nst natura] and g1ven man- made

constraints and by effectively avoiding conf]1cts resu1t1ng from 1nherent or operational . incom-
patibility of land uses. The market place through pr1c1nq tends to foster th1s notion. .However,
since not all persons in the rea1 estate market are’ we]] 1nformed persons w1th reSpect to the
consequences of ill- adv1sed dec1s1ons, regu]atory measuresr-'publlc]y or pr1vate1y enforced -

are needed to rea11ze the fu]] benef1ts of many: outstand1ng 1and deve]opment opportun1t1es

Corpus Christi’ Beach represents such a situation. The natura] and man- made framework has been
described in the foregoing sections. From this framework flows a rat1ona] ]andVUSe_pattern‘as

portrayed‘on Plate 20,"

On the south and;west Harbor Bridge overshadows all land areas about it. Consequently, lower rise
buildings will form a pleasing foreground as seen from the oay. - They would best serve commercial,
commercial-recreational and similar uses to augment the convention area on the south side of the
ship channel. Moving north, Surfside Park creates a natural buffer and an opportunity to change
the mood. Between Surfside and Rincon Park the‘most visable area exists which 1ends~itse]f
perfectly to high-rise apartment bu11d1ngs, even hotels - market conditions Derm1tt1ng However,

west of the new boulevard, low rise apartments and motels will be more approprwate
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ACTIVITY NODES

PLATE 20
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The Development Guide Plan, Plate 21, indicates that the high land values f1ow1ng from

AP T I e AT

e LTI e st A e A AT

beach access can be spread over an area 1arger than thenproperty abutt1ng 1mmed1ate1y the

beach This is accomp11shed throuqh the super1mpos1t1on of view corridors wh1ch guarantee i

it .
- T PREAT M RS ki sy Tae
e s et A e o e L O

good exposure tQm

P

maximum number of potential sites, Plates 21-1, 21-2, 21-3. Bu11d1hgs¥“

may be constructed freely within the.established envelopes g1v1ng exposure : and views of the

o A O )
Lo B srav

bay and the downtown sky11ne Th1s method has ‘been effect1ve1y used 1n San Franc1sco, Seattle

| st e s 20V S S AR b1 AR 5 e e oy D

" and Cincinnati.

B byt S e

It is advisable to keep the maximum height here under 150 feet. The indicated Tower rise
areas should not exceed 35 feet. A small industrial or amusement park area west of the bridge
on the south side would be kept under 60 feet in height and consist of low-key, low-density

uses so as not to adversely impact the resort atmoéphere of the main area.

Living and designing with natuhe,requires acceptance of the assets as well as the 1iabi1it1ea.
Periodic flooding is a fact of waterfront 11fe in this region. With a high ghoundwater table
“it is folly to attempt drainage solutions through complex sewer or canal systems. It is more
realistic to simply accept periodic flooding as an inescapable condition and to design

buildings and service facilities so as to minimize flood impact.

This'is atcompliShed by arranging the first floor of new buildings in such a way as to allow

the water. to wash through the structure essentially without obstruction during the onslaught
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of the flood and when it recedes. These spaces can be used for parking, of course, or

for boat storage.

In arranging new buildings or building groups, the overriding objective of beach access
for the public must be held in view. This requires both pedestrian access and parking
facilities. The Circulation Plan attempts to accomplish this objective. ‘Under no circum-

stances should auto traffic or motorcycles be permitted on the beach.
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:Itfhas been proposed in the conceptual des1gn of recreationa] facilities for‘the Corpus
hr1§t1 Beach that an enc]osed saltwater pool should be constructeo\at the north end of
'beach for swimming and recreational use. This has the advantage of proyiding calmer
"ﬂaters as well as a11ow1ngvcontrol of certain unwanted'marihe life, in partfcutar, jellyfish.
“the;deeign‘includee an impermeable, semiciroular breakwater;.ent]otthgbthe'north end; with

J@§c1rculat1on by pump1ng The proposal is feas1ble and would enhance the tour1st value of .

'fthe area. However, it has been suggested that this type structure may- 1mpose some detr1menta1

.hfeet on the natural sed1mentary processes of the beach.

N eva]uatlng the sed1mentary processes, 9t i conc]uded that this structure wou]d have a

J,Jn1ma] effect on. the natura] supply. of sed1ment to the beach As prev1ous1y stated, the

ebsence of a strong 1ongshore sed1ment 1nf1ux 1nd1cates that little southward moving Sed1ment
wou]d be trapped at the north 51de of the structure Th1swd1m1nlshes the possibility of
Ldepleting the rest of the beach of natura]]y supplied sedimeht from the northeast. However,
‘consideration should be given to local effects ot wavegretraction and Jongshore currents

about the breakwater. As illustrated in the schematic} Plate 22,‘refraet10h may tend to create
(:a concentration of wave attack on either side of the pool, resulting in 1ncreased eros1on in

those areas. Longshore currents induced by these waves may also cause 1ncreased erosion



‘of the new beach in the 1mmed1ate area south of the poo], accompan1ed by deposwt1on‘.§a$nst
the breakwater at the south end of the beach If such a. s1tuat1on deve]ops, the‘éro i
mater1a] can be sa]vaged before it 1s 1ost offshore, and mechan1ca1]y transported
the poo] area However, cons1der1ng the low energy and slowness of these process
w1th norma] weather cond1t1ons and ow1ng to the necessity for per1od1c art1f1c1a]

lof the ent1re beach the poo1 shou]d not. create significant’ d1ff1cu1t1es 1n ma1nt

.~ An_ advantage of the saltwater poo] 1s an the protection that it would offer the | beach 1mmed1ate1y

behind 1t The enclosing breakwater would. effect1ve1y 1so1ate th1s portion of the b

ich from waye'\

attack and longshore currents. It is conc1uded‘that construct1on of the-poo] is ﬁets

practical in terms of these considerations However further stud1es shou]d be cond -t

assess the scour1ng in the 1mmed1ate v1c1n1ty of the poo] for the f1na1 des1gn of the'
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Public Policy

" The implementation of any public planning effort calls for both public investment baSed
upon firm commitments by the political body havihg jurisdiction, and regu]atory‘measurés
designéd to protect the public investment on the one hand and - most importantly - to

attract private risk capital to essentially bear the 1iQn's share of the yen;ufe,v

The Corpus Christi Beach program as outlined in this report, obv1ous]y, w111 call for rather
substantial public expenditures. To beg1n with, the city and federal government - through the
Army Corps of Engineers - are investing 2.2 million dollars for beach restoration. The pub11c
will demand parking facilities and adequate streets and utilities to support use of the beaches
But the program of development will call for additional fac111t1e5'and services. No usefu] pur—
pdSe would he served by eétimating the costs involved as the public facilities recommehded will
most certainly not be constructed alil at once, but over a long period of time, unless, of course,

sudden major private 1nvestment is realized.

Under conditions such as those prevailing in the project area, one must carefully monitor public
investment response. The regulations described in the following chapter are designed to ‘assure
the prudent investor - not the "fly by night, quick profit taker" - of étabi]ity.and;vconverse1y,‘ '

the tax payer of Corpus Christi that for a prolonged period of time a highTy“désifabié.¥ecreation
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area w111 ex1st to serve th]S c1ty Consequently, genera] po]1c1es and strategles must be
frecogn1zed and observed by the City Counc11 in years to come to atta1n this obJect1ve to ‘Ajfn Vvh

whlch apparent]y all can read11y agree what then are these pol1c1es7

At the outset, a prudent, unbueaucratic att1tude on the part of the c1ty government is essential
as has been demonstrated on other occas1ons by the C1ty The area 1s 50 sensitive and relat1ve1y

'sm'TT:that each proJect must be. carefu11y evaluated on its mer1ts from a des1gn standpoint,

"onverse]y, the deve]oper is ent1t1ed to certa1nty as to the C1ty S. att1tude To achieve th1s,‘

’ *othe proposed regu1at1ons be1ow essent1a11y requlre adherence to ‘the land use categor1es of

'wthe Deve]opment Gu1de P]an and the correspond1ng conditions of construct1on Th1s can be achieved 'ﬁff

by the ord1nance adopt1ng th1s p1an Th1s procedural step becomes an essent1a1 1nored1ent of

';:the ystem. "Once . the plan. has been adopted the land owner 1s certa1n that the spec1f1ed uses

w11l be perm1tted The dec1s1on w1l] have been made whether or not a h1ghr1se hotel can be con-

'structed on a certaln s1te and the upua1 zon1ng "game" w111 have been dlspensed w1th However,
the manner in which the deve]opment is! to be executed the spec1f1c des1gn features are to be

1d1scussed and,negotlatedvon]y when the deve]oper is ready to move.

_The\lender will have certainty, both at the level of the local bank and w1th respect to the 10ng term

‘‘‘‘‘‘‘‘
............

1nvestor which norma11y will be one of four or five nat1ona1 1nsurance compan1es The developer:
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“.and 1and owner shares 1n the certa1nty yet the C1ty has not g1ven a b]ank check wh1ch 1t

cannot afford anyway as 1s by now genera]]y recogn1zed for the reason that 1t too must 1nvest

in the area to support the pr1vate1y f1nanced proj;cts To do so requwred certa1nty W1th respect

to tax stab111ty Th1s can on]y be attained. through regu1at1ons whwch w111 1nduce super1or design

S0 that the full potent1a1 of every parce1 1n thts‘sen51t1ve‘area cantbe rea11zed Th1s is

accomplished through a’ process somewhat s1m11ar to the p1anned unit development concept of the ‘f¢q

present zon1ng system

¢Hav1ng adopted the Gu1de Plan, noth1ng happens unt11 the deve]oper is ready to construct : Presumab]ypn
the or1g1na] land owner has by now sold his property and rea11zed the h1qhest poss1b1e return - all :

because C1ty Counc1] had comm1tted 1tse]f to the' Guide PTan. The deve1oper/owner has negot1ated

‘ .w1th the lender and has h1s requ1red comm1tments He Jnow’ app]les for act1vat1on of‘che'zon1ng
‘classvf1cat1on wh1ch corresponds to the Deve]opment Gu1de P]an in the area where e 1s located. Thjs o
" now becomes mere]y a m1n15ter1al .act as the p011cy has been prev1ous]y estab11shed The zoning '
change is contlngent upon approva] of prec1se p]ans, and th1s aga1n is done in two stages, Just

like a subdivision plat. In fact, zoning and subdivision procedures are molded 1nto a single

instrument to cut out unnecessary paper work.

The deve]oper w111 cause demand for services and improvements of various, k1nds , HoQVdoes the
C1ty cope with this issue? It will each year have its var1ousdepartments comp11e cap1tal 1mprovement

requests. Since the Department of Community Deve]opment and Piann1ng was estab11shed for just

-
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that”tupe of operation it is reasonabie to direct it to take the initiative in the process

by preparing - in cooperation with'a]l other municipal agencies concerned - an annual capitaT
1mprovement report to the city manager who, in turn will do what he can to reconcile- conf11ct1ng
’requests for funding. As any other matter of mun1c1pa] management concern, pub]lc po]1cy will
have to be determined from time to time to reflect,priorities in funding based on the overall
,needs of the community. Consequently, the public investment w111 ref]ect the 1eve1 of demand
generated by private 1nvestment and at times, may we]] result in coord1nated f1nanc1a1 commit-
ments by both. the pub11c and pr1vate sector On th1s bas1s, the Deve]opment Gu1de Plan becomes : ‘y}wdffff
an effect1ve 1nstrument of act1on toward the stated ob3ect1ve of waterfront deve]opment and beach’ i

vVQQCGSS to thewpub11c in var1ous forms.

Corpus_ChrjstiiBeach Deyé]opmentlujStrict”Summary

To ach1eve the deSTred des1gn obJect1ves, land use, he1ght and bu]k constraints, visual corridors
a spec1a1 deve]opment guide p]an would be needed. A p]anned unit development type procedure
wois1d be the most deSIrab1e approach, however, on a much larger -scale than tradftional]y used.
The basic COncept consists‘of bringing the entire project area under one deve]opment plan, there— hdfh'_&
‘fore prov1d1ng a sound balance between 1and ut111zat1on, pub11c service and beach access At the o

same t1me, 1t w111 g1ve the deve]oper certainty about the. k1nd of zon1nq and deve]opment requ1re-‘

ments he may expect The fo]low1ng district’ c]ass1f1cat1ons are suggested
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”industrx - GP-1 district is designed to accommodate manufacturing establishments which are free
of objectionable influences in their operation and appearance, or which can control any objection-

able feature resulting from the manufacturing process by installation of abatement -devices.

0ffice Building - GP-2 district will accommodate office buildings.

High Density-Residential Uses - GP-3. The purpose of th1s d1str1ct 1s to perm1t h1gh r1se res1den-=

‘tial structures such as apartment buildings, condom1n1ums, cooperat1ve hotels, and a a

S

TION

profess1ona1 services in 1ntegrated shopp1ng centers, e1ther as 1ndependently estab11shed deve]op-

¥
s

ment units or as part of a 1arge deve]opment prOJect providing other uses as wel]

Med1um Density Res1dent1a] Uses - GP- 5 The purpose of this d1str1ct is to prov1de for all forms

of residential development at a med1um density ratio, such as s1ng1e fam11y re51dences, garden

apartments, and townhouses, in addition to institutional uses, e.g. churches and‘schoo1s.

Beach and Waterfront Conservat1on Uses - GP-6. This district applies to the beach area and to areas ;
where open space is intended within the land use p]an, including areas subgect to flood1ng, or | |
areas where topograph1ca1 d1ff1cult1es exist, or in areas where conversion to an urban use is npt
intended in the forseeab]e future.} It is. also a "hold1ng" d1str1ct app11ed to any even unt11 the

‘zon1ng which: corresponds to: the Deve]opment Gu1de Plan can be act1vated
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The d1str1cts, once estab11shed, are a]so def1ned as’ to the acceptable uses perm1tted within
a geograph1c location. For examp]e, 1n a part1cu1ar area, GP- 2 bff1ce bu11d1ng)cou1d have a
| ‘reasonable mixed use in the form of GP- 3 (h1gh.denswty restdenttal),GP-d (reta11'commerC1a1),
or GP 5 (med1um density residential). It is desirable, however, that GP-3. and GP-5 not be

perm1tted 1n the same geograph1c location because of conflicting uses.

}'*Along the waterfront the acceptab]e uses would natura]]y cons1st of a mix of GP -~ 2 GP 3 GP 4

,Mgnd‘GP 5 as th1s ]ocat1on has, the h1ghest rate of. return to the 1nvestor However, as ment1oned

each geograph1c area would be subJect to he1ght 11m1tat1ons, for structures compet1ng w1th the

br1dge for dom1nance of the sky 11ne wou1o make ‘the ex1st1ng s1tuat10n worse.

“kaea“1 for 1nstance, from the North Channe] Park northward to Coastal Avenue would allow GR-2,
GP 4 and GP 5 uses, w1th a. he1ght 11m1tat1on of 40 feet Th1s 1ow prof11e w111 in no way 1nterfere ﬂe',w

w1th the Harbor Br1dge in, the background

R
Tank oo

fﬁrealz;enOrth of Coastal Avenue to Surfside Park and east of Surfside Boulevard, would also allow

r

the samefusesu'butfthe‘height Timitation could be increased to 60 feet. ‘ _ ,ﬁ&;: hmi

.,fIheftHird areaaiiocatedfbetWeen Surfstde'Park and Rincon Parkbeastwof SUrfside Bou1evard7'wi11:haveﬂ P

'1xed use of GP 2, GP 3 and GP 4 The max1mum he1ght in. thws case. wou1d be 11m1ted to 120 feet,

Thts area 1s a balanc1ng po1nt between the Harbor Br1dge and the urban areas.
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I

wou1d be 11m1ted to on]y GP 5 and 1ts permwtted uses w1th a; he1ght lnm1tat1on of 60 feet form1ng

a v1sua1 base for the h1gh rise’ structures of Area 3.

\s

C

tate th1s 1ndustr1a1 d1$tr1ct o »L‘

An 1nnovat1ve concept of th15 Iand use‘plan 1s the.empha31s p]aced on, v1sua] corrmdors g Vlsual

5
-

corrwdors are restr1ct1ve open spaces arranged in- such a manner(to allow. resldents_of Area 4 a

v1sua] COnnect1on With the Gulf! " Thése: corridors: w1]1 criss-cross the.site. leay:ng vo1d areas,

as’acceptabla building sitess: o - T

Three alternative plans were studied,’ each:. hav1ng the same - constra1nts PTates.Zleﬁ 2L—2 21 -3.,

These constra1nts 1nc1uded vistas, a 20, OOO sauare. foot. f100r~area, existing: condom1n1um, treet.

+

right- of—way, and set backsn' The:only: var1ab1es ‘were the a]]oWab\e number of structures per qeo-

'graphlca1 area and bu11ding or1entat10n.~w

'

52




. \
NS
T

. The first alternat1ve al]ows for wide vwsua1 corr1dors but 1imits the design and or1entat1on

Aiof the structure -The. amount of 1and ava1]ab1e to an: investor is extensive, however, the

v

4 bu11dab]e area is 11m1ted therefore y1e1d1ng a 1ow rate of return.‘

‘QW The. second alternat1ve provides for an orientation similar to the ex1st1ng condom1n1um but with

3 very narrow v1sua1 corridors. In addition, the number of structures is 1ncreased to n1ne (9)

e
Vet

therefore 1ower1ng 1nvestment costs but allowing no Flex1b1T ty ‘to the design: of the structure

The f1na| aiternat1ve makes use of hE‘sane oriehtation, hdwéver' the building’s. Tocation is

shifted to the northv and the anqle of the corr1dor s changed slwghtly Nith these changes

the des1red effect is ach1eved v1sua1 corr1dor of 30 feet in w1dth and each structure having

an exc1t1ng v1ew of Corpus Chr1st1 and the Gu1f of Mex1co Th1s part1cu1ar arrangement provides

"'” " for the most f]ex1b1e bu11d1ng s1tes w1thout 11m1t1ng the 1mag1nat1on of the deve]oper However,

S o ,
%

t i, be11eved that the’ best or1entat1on is the one presently 1nd1cated

L gt;mf\';%':}t-@{\ w;é;,ti.; LLM:‘,!;’#AX@ f( )(tzfmjm%
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